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KEY  TO  LAND  USE  MAP  -  1959-60 


Open  Land  Uses 

1,  Vacant  Land 

1-A„  Used  Automobile  Lot 

1-F.  Farm 

1-P.  Accessory  Parking  Lot 

1-P,  Licensed  Parking  Lot 

1-J.  Licensed  Junk  Yard 

2,  Park  &  Outdoor  Recreation 

Residential  Uses 

3,  One-Family  Detached 
4»       One-Family  Attached 

5.  Two-Family 

6,  Walkup  Multiple 
7*       Elevator  Multiple 

H*  Hotel  (Shown  with  "6'T  or  "?'  ) 


Non-residential  Uses 

8,  Commercial  &  Retail 

8-  0.  Office 

9*  Light  Industry 

9- W„  Warehouse  &  Storage  Yard 

10 ►  Automotive  Storage  &  Service 

11.  Heavy  Industry 

Other  Uses 

12.  Public  &  Private  Institution 

13 .  T  ran  s  por  fc at  i on 


NOTE:    Predominant  use  may  occasionally  be  followed  by  subordinate  uses. 

For  example,  "7-10"  would  mean  an  elevator  multiple  dwelling  with  a  gar a 
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Recommendations 

The  Two  Bridges  site  is  recommended  for  redevelopment  because  it 
has  an  excellent  residential  potential  and  involves  only  a  minimum  of  tenant 
relocation.    Redevelopment  of  this  area  presents  an  opportunity  to  improve 
the  economic  balance  of  the  community  by  attracting  more  middle-income 
families,,     It  also  will  result  in  a  substantial  increase  in  the  available 
housing  supply,  some  of  which  could  be  used  for  relocation  housing  to  expedite 
the  redevelopment  of  other  critical  sections.     Strong  community  support  for 
redevelopment  of  the  area  has  already  been  evidenced. 

Land  uses  and  assessed  valuations 

The  site  represents  the  last  residue     in  a  residential  neighborhood 

of  the  industrial  activity  once  related  to  the  East  River  piers  a  half  century 
ago.     The  major  existing  uses  consist  of  warehousing,  storage   (with  a  sizeable 
concentration  of  waste  paper  handlers),  and  a  small  amount  of  manufacturing. 
There  are  a  few  scattered  vacant  lots  in  the  area.    Most  of  the  buildings  are 

in  poor  condition.     No  new  buildings  have  been  constructed  in  several  decades 0 


-2- 

The  area  to  the  north  has  undergone  a  radical  transformation  in 
the  past  few  years  with  the  completion  of  La  Guardia  Houses  and  the  beginning 
of  clearance  for  Rutgers  Houses.     To  the  east  the  site  is  adjacent  to  Vladeck 
Houses  and  Corlears  Hook,  a  Title  I  cooperative.     The  interstitial  area 
between  La  Guardia  and  Vladeck  Houses  has  already  been  clear?!  for  Simkhovitch 
Houses,  a  N.Y.C.H.A.  middle-income  cooperative  development.     With  the  resid- 
ential character  of  the  Lower  East  Side  having  thus  been  reaffirmed,  the 
Two  Bridges  site,  as  now  developed,  constitutes  an  intrusive  and  blighting 
pocket » 

Total  assessed  valuation  for  land  and  buildings  is  approximately 
$4,500,000,  of  which  approximately  $500,000,  represents  exempt  property  con- 
sisting of  a  playground,  two  small  parks,  and  a  pumping  station  of  the 
Department  c?  Water    Supply,  Gas  and  Electricity.     Block  assessed  valuations 
per  square  foot  range  from  a  low  of  $4.20  to  a  high  of  $11.83.       The  average 
assessed  valuation  per  square  foot  for  the  entire  area  is  approximately  $9.50. 

Zoning  and  planning  considerations 

In  the  Comprehensive  Amendment  of  the  Zoning  Resolution  the  eight 
block  area  is  placed  in  a  C6-4  District,  reflecting  its  existing  uses.  For 
residential  redevelopment  the  site  should  be  re-mapped  R7.     This  designation 
is  appropriate  in  consideration  of  the  nature  of  the  surrounding  R7  area, 
the  availability  of  community  facilities,  and  the  maintenance  of  adequate  standards 
of  light,  air  and  open  space. 

Development  of  this  area  for  residential  use  would  be  another  step 
forward  in  the  continuing  redevelopment  and  renewal  of  the  Lower  East  Side 
community.    At  present,  the  site  is  a  blighting  influence  as  a  result  of  its 
condition,  appearance,  and  the  considerable  volume  of  truck  traffic  which  it 


generates.    With  residential  redevelopment  the  area  would  be  compatible 
with  surrounding  use s  would  result  in  a  significant  increase  in  the  avails 
able  housing  supply  for  middle-income  families. 

While  substantial  strides  have  been  made  in  recent  years  in 
providing  middle-income  housing  and  in  moving  in  the  direction  of  a  more 
balanced  neighborhood,  additional  middle-income  housing  is  still  needed  to 
offset   the  preponderance  of  low-income  housing  which  characterizes  the  sur- 
rounding community. 

The  Department  of  Marine  and  Aviation    has  agreed  that  it  does 
not  need  the  Two  Bridges  site  for  any  contemplated  redevelopment  of  East 
River  piers.    Further,  the  Department  of  Marine  and  Aviatiqn  has  stated  that 
necessary  steps  would  be  taken  to  insure  that  there  would  be  no  conflict 
between  the  possible  redevelopment  of  the  piers  and  any  residential  redevelop- 
ment in  this  area.        The  Department  of  City  Planning  has  recommended  that 
serious  consideration  be  given  to  possible  recreational  uses  along  the  water- 
front  tying  in  with  East  River  Park  immediately  adjacent  to  the  east. 

The  southern  boundary  of  the  urban  renewal  site  abuts  the  viaduct 
of  Franklin  D.  Roosevelt  Drive.     The  height  cf  the  viaduct  suggests  the 
possibility  of  designing  mixed  development,  wi  tri  the  lower  floors  devoted  to 
non-residential  uses  oriented  toward  South  Street,  and  with  residences  above. 
A  mixeid  structure  permitting  oertain  types  of  non-residential  and  residential 
uses  would  probably  necessitate  a  change  in  the  amended  Zoning  Resolution. 

Rapid  transit  and  other  transportation  factors 

The  Two  Bridges  site  is  served  by  the  Grand  Street  bus,  the 
Avenue  B  bus,  and  the  Madison  Street  bus,  which  provide  direct  transportation 
to  shopping  and  business  districts  and  to  the  Independent,  BMT  and  IRT  subway 


lines . 

The  area,  does  not  present  any  through  traffic  problem. 

Access  to  the  area  from  Roosevelt  Drive  is  provided  by  the  South 
Street  exit,  and  it  is  possible  to  obtain  access  to  the  Drive  going  uptown 
by  passing  under  the  viaduct  at  Montgomery  Street.    Adequate  and  underutilized 
capacity  for  through  movement  is  provided  by  Pike  Street  and  by  Houston 
Street  via  the  Roosevelt  Drive.    Montgomery  Street,  adjacent  to  the  site,  has 
been  approved  for  widening  from  its  present  80  feet  to  90  fee.t. 

Relocation  problems  would  be  minimal.     The  area  has  only  20 
dwelling  units  in  six  buildings,  and  a  population  of  approximately  100.  The 
general  quality  of  the  residential  structures  is  poor.    Redevelopment  within 
R7  standards  would  permit  a  substantia/   net  increase  of  approximately  1,450 
dwe lling  units . 

Community  facilities  and  public  improvements 

The  Lower  East  Side  has  a  number  of  excellent  private  community 
institutions,  such  as  the  Henry  Street  Settlement  and  the  Educational  Alliance. 

Nearby  public  elementary  and  junior  high  schools  are  fully  utilized. 
Several  new  schools  are  in  the  planning  stage  to  replace  obsolete  structures 
and  to  provide  sufficient  capacity  to  meet  presently  anticipated  increased 
enrollments.     It  is  evident  that  any  major  residential  development  in  the  Two 
Bridges  area  would  necessitate  construction  of  an  additional  new  elementary 
school.       The  possibility  of  locating  such  a  school  in  the  block  bounded  by 
Rutgers     Slip,  Cherry  Street,  Pike  Street  and  South  Street  should  be  care- 
fully investigated,  since  such  a  location  would  serve  the  new  development  and 
several  of  the  existing  developments  by  providing  needed  flexibility  in 
districting.     This  would,  of  course,  reduce  the  total  number  of  dwelling  units 


possible  on  the  site.     In  addition,  the  effect  of  the  project  on  junior 
high  school  enrollment  wj.  11  have  to  be  reviewed  with  the  Board  of  Education 
and  the  Department  of  City  Planning  when  the  Housing  and  Redevelopment  Board 
considers  active  planning  of  the  site. 

At  the  present  time  no  further  public  improvements  affecting  the 
area  are  contemplated  besides  those  mentioned  in  preceding  sections  of  this 
report. 

Neighborhood  and  area  considerations 

The  redevelopment  of  the  Two  Bridges  site  for  residential  use  is 
a  logical  step  in  the  continuing  redevelopment  of  the  Lower  East  Side,  The 
Two  Bridges  Neighborhood  Council  and  the  Lower  East  Side  Neighborhoods 
Association  have  done  intensive  work  in  furthering  the  redevelopment  of  this 
area.     Their  strong  support  for  a  middle-income  project  is  already  evident, 
and  it  may  be  anticipated  that  the  larger  community  would  be  equally  strong 
in  its  support.     Because  of  its  location  overlooking  the  East  River,  the  Two 
Bridges  area  represents  a  highly  desirable  housing  site.     In  order  to  create 
a  more  balanced  neighborhood,  it  is  strongly- recommended  that  at  least  part  of 
the  site  be  redeveloped  to  attract  as  high  an  income  group  as  possible. 

While  the  redevelopment  of  the  Two  Bridges  urban  renewal  area  would 
have  the  unqualified  support  of  most  of  the  community,  some  opposition  may 
be  expected  from  groups  interested  in  maintaining  the  present  non-residential 
character  of  the  area.     Concurrent  programs  for  industrial  redevelopment  and 
industrial  park  development  should  be  valuable  in  providing  sites  for  relocatio 
of  such  uses  now  located  in  this  area  and  could  minimize  or  eliminate  much 
opposition. 


